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LETTER 151: DONNA AND JERRY SILVERBERG, RESIDENTS 

Response 151-1: The commentor is opposed to the project but does not raise any specific 
issues relating to the Draft EIR.  This comment will be forwarded to the Placer 
County Planning Commission and Board of Supervisors for consideration.   
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LETTER 152: CHRIS HANKE, RESIDENT 

Response 152-1: The commentor is referred to Master Responses 3.4.6 (Consideration of 
Impacts to the Tahoe Basin), 3.4.7 (Adequacy of the Cumulative Setting 
and Impact Analysis in the Draft EIR), and 3.4.10 (Adequacy of the Traffic 
Impact Analysis) regarding concerns relating to traffic, loss of wildlife and 
increased air pollution.  The commentor states that the plan lacks details, 
but fails to identify any inadequacies in the Draft EIR.  The Draft EIR provides 
an extensive impact analysis associated with the project based on 
technical reports, mapping, and review by qualified professionals. 
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LETTER 153: JANICE CONOVER, RESIDENT 

Response 153-1: The commentor is referred to Master Responses 3.4.4 (Water Supply Effects 
of the Project) and 3.4. 7 (Adequacy of the Cumulative Setting and Impact 
Analysis in the Draft EIR), as well as Section 4.7 (Hydrology and Water 
Quality) of the Draft EIR regarding concerns relating to impacts on 
watersheds.  The commentor is referred to Section 4.9 (Biological Resources) 
of the Draft EIR for a discussion about bears and migratory birds.  The native 
black bears (Ursus americanus) are considered common wildlife since they 
are not protected by state or federal endangered species acts or by the 
California Department of Fish and Game.  The commentor is referred to 
pages 4.9-41 through –51 for a discussion of impacts to bears and other 
common wildlife.  The commentor is referred to pages 4.9-62 through –67 for 
a discussion of impacts to nesting naptors and other migratory birds.  In 
response to the commentors request to identify impacts to insects, CEQA 
does not cover impacts to insects.  Regarding the consideration of golf 
courses as open space, the Placer County General Plan allows recreational 
uses in their Open Space Land Designation. The County considers the Draft 
EIR adequate for the purposes of CEQA. 
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LETTER 154: PAUL EGGERS, RESIDENT 

Response 154-1: The commentor is referred to Section 4.9 (Biological Resources) of the Draft 
EIR regarding concerns relating to impacts on wildlife, plantlife and wetland 
habitat.  The commentor is referred to pages 4.7-30 through –37 in Section 
4.7 (Hydrology and Water Quality) of the Draft EIR for a discussion of water 
quality impacts resulting from construction activities and County policies 
and implementation measures to protect perennial and intermittent 
streams.  Proposed Martis Valley Community Plan Policies 9.D.4 and 9.E.3 
specifically promote the retention of native vegetation and prohibit the use 
of non-native vegetation along waterways. The commentor is referred to 
Master Response 3.4.10 (Adequacy of the Traffic Impact Analysis) for a 
discussion of how Interstate 80 would be affected by the plan.  Comment 
noted.  This comment will be forwarded to the Placer County Planning 
Commission and Board of Supervisors for consideration. 
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LETTER 155: JEFF HATCH, RESIDENT 

Response 155-1: Comment noted. Since no specific comments regarding the adequacy of 
the Draft EIR were made, no further response is required. 

Response 155-2: Comment noted.  This comment will be forwarded to the Placer County 
Planning Commission and Board of Supervisors for consideration. 

Response 155-3: Comment noted.  This comment will be forwarded to the Placer County 
Planning Commission and Board of Supervisors for consideration. 

Response 155-4: The commentor is opposed to the project.  The commentor also requests 
that the County prepare a revised Draft EIR and recirculate it to the public. 
The County considers the Draft EIR and Revised Draft EIR adequate for 
consideration of the project and consistent with the requirements of CEQA. 
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LETTER 156: DEANNA WEBER/STEPHANIE GRIGSBY, DESIGN WORKSHOP 

Response 156-1: Comment noted. The commentor is referred to Master Response 3.4.10 
(Adequacy of the Traffic Analysis). 

Response 156-2: Mitigation Measure MM 4.12.4a (Draft EIR page 4.12-35) does not specify or 
limit the height of light fixtures.  The following edits are made to the Draft EIR 
to fix this error. 

§ Pages 2.0-109 (Table 2.0-1) page 8.0-15 (Table 8.0-1), the following text 
changes are made to Mitigation Measure MM 4.12.4a: 

“MM 4.12.4a Outdoor light fixtures for subsequent non-residential 
areas (such as commercial and recreation areas) shall 
be low-intensity, shielded and/or directed away from 
residential areas and the night sky.  All light fixtures shall 
be limited to 15 feet in height and shall be installed and 
shielded in such a manner that no light rays are emitted 
from the fixture at angles above the horizontal plane.  
High-intensity discharge lamps, such as mercury, metal 
halide and high-pressure sodium lamps shall be 
prohibited.  Lighting plans shall be provided as part of 
improvement plans to the County with supporting 
documentation that adjacent residential areas will not 
be adversely affected and that offsite illumination will 
not exceed 1-foot candles from project sources.  “ 

Response 156-3: Current nighttime lighting provided at the Northstar-at-Tahoe Ski Resort is 
noted.  Light fixtures associated with providing adequate lighting for 
nighttime activities at ski resorts typically involve substantial light fixtures that 
can generate substantial “sky glow” conditions.  Given the visibility of 
Northstar within the Plan area (see Photo 4.12-3 on Draft EIR page 4.12-2), 
the requested change to Mitigation Measure MM 4.12.4e is not 
recommended. 

Response 156-4: Comment noted.  The project description in an EIR is intended to describe 
the project evaluated, rather than an evaluation of project impacts.  Table 
6.0-1 of the Revised Draft EIR provides a comparison of visual impacts of 
Proposed Land Use Diagram to the Existing Martis Valley General Plan Land 
Use Map.     

Response 156-5: Comment noted.  The following text changes are made to the Draft EIR: 

§  Pages 3.0-33, the following text changes are made to the first bullet: 

• “New roadway interconnection associated with connecting Big Springs 
Drive with the future Highlands Drive Sawmill Flat Road within the Northstar-
at-Tahoe resort community.”   
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Response 156-6: This specific statement is in reference to the fact that there is no current 
application for development on this property at the time of the release of 
the Draft EIR.      

Response 156-7 The provision of information associated with proposed reductions in the 
number of developable units is noted.  Tables 3.0-2 through 3.0-5 of the 
Draft EIR specifically note the assumed number of dwelling units within 
Northstar at buildout under the land use map options. 

Response 156-8 As cited in Tables 4.2-12, 4.2-14, 4.2-16 and 4.2-18 of the Draft EIR, the 
information used consists of review of employment factors and data 
provided by the Town of Mammoth Lakes, Town of Vail as well as the Placer 
County Mitigation Agreement associated with the Northstar-at-Tahoe Ski 
Resort. 

Response 156-9 The commentor is referred to Master Response 3.4.10 (Adequacy of the 
Traffic Impact Analysis). 

Response 156-10 As specifically noted on Draft EIR page 4.4-27, the LOS standards used 
consist of LOS standards of the Town of Truckee, Placer County and the 
Tahoe Regional Planning Agency. 

Response 156-11 The commentor is referred to Master Response 3.4.10 (Adequacy of the 
Traffic Impact Analysis) and Appendix B regarding the revised traffic 
analysis for the Proposed Land Use Diagram.   

Response 156-12  The commentor is referred to Master Response 3.4.10 (Adequacy of the 
Traffic Impact Analysis) and Appendix B regarding the revised traffic 
analysis for the Proposed Land Use Diagram.  The traffic analysis 
conservatively assumes no trip reduction potential associated with land 
areas designated Tourist Commercial. 

Response 156-13  The commentor is referred to Master Response 3.4.10 (Adequacy of the 
Traffic Impact Analysis) and Appendix B regarding the revised traffic 
analysis for the Proposed Land Use Diagram.  The traffic analysis 
conservatively assumes no trip reduction potential associated with land 
areas designated Tourist Commercial. 

Response 156-14 The commentor’s statements regarding the Martis Valley Community Plan is 
noted and will be forwarded to the Placer County Planning Commission 
and Board of Supervisors as part of project consideration.  Since no 
comments regarding the adequacy of the Draft EIR were received, no 
further response is required. 

Response 156-15 The commentor is correct that the project would not be a substantial 
contributor to air pollution and associated water quality issues for the Tahoe 
Basin.  However, the project would still contribute to air pollution to the 
Tahoe Basin (as acknowledged on Draft EIR pages 4.6-12 through –20).  The 
commentor is referred to Master Response 3.4.6 (Consideration of Impacts 
to the Tahoe Basin). 
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Response 156-16 The information cited by the commentor is a reference to technical studies 
associated with the water quality studies for the Truckee River in the setting 
discussion and was not used in the Draft EIR as a standard for compliance.  
The commentor is referred to Master Response 3.4.3 (Water Quality). 

Response 156-17  The commentor is referred to Master Response 3.4.3 (Water Quality) and 
3.4.4 (Water Supply Effects of the Project). 

Response 156-18 The commentor is referred to Master Response 3.4.4 (Water Supply Effects of 
the Project). 

Response 156-19 Comment noted.  CEQA Guidelines Section 15087(c)(5) specifically requires 
that all documents referenced in an EIR be made available for public 
review. 

Response 156-20 Comment noted.  CEQA Guidelines Section 15087(c)(5) specifically requires 
that all documents referenced in an EIR be made available for public 
review. 

Response 156-21 Comment noted.  The following text changes are made to the Draft EIR: 

§ Pages 2.0-56 (Table 2.0-1), 4.8-38 and 8.0-10 (Table 8.0-1), the following text 
changes are made to Mitigation Measure MM 4.8.4: 

“MM 4.8.4 During review of any project that would be located along a north-facing 
slope immediately adjacent to areas with slopes 2930 percent or greater, 
Placer County shall require each subsequent project provide the County with 
an avalanche hazard investigation report for their project.  This report will 
document field investigations of surface conditions in areas where 
construction of all structures is proposed as well as typical snow accumulation 
and climate conditions.  Evaluation of surface materials will be made to 
evaluate slope stability characteristics of underlying near surface conditions 
and probable snow conditions that will likely by present during various storm 
conditions.  Avalanche hazard areas shall be mapped and the site design 
shall be modified to avoid these areas.  If avoidance is infeasible, structures to 
be placed in the avalanche hazard areas shall designed to withstand 
anticipated snow loads and conditions of an avalanche consistent with the 
Placer County Avalanche Management Program. 
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LETTER 157: KATHY WELCH, RESIDENT 

Response 157-1: Draft EIR pages 4.7-30 through –44 of the Draft EIR document ways in which 
subsequent development under the Martis Valley Community Plan could 
impact surface water quality, which includes consideration of recreational 
activities.  The commentor is referred to Master Response 3.4.3 (Water 
Quality) and 3.4.4 (Water Supply Effects of the Project). 

Response 157-2: Comment noted.  Proposed Martis Valley Community Plan Policy 9.A.9 
specifically notes that the County will limit development in areas of steep 
slopes (e.g., 20 to over 30 percent). 

Response 157-3: The commentor is referred to Master Response 3.4.3 (Water Quality) and 3.4.4 
(Water Supply Effects of the Project).  Effective water quality control 
measures currently in use in the Plan area (e.g., Lahontan I and II) include 
infiltration basins for each building site and roadway, overland flow of 
drainage to waterways and implementation of chemical application 
management plans (CHAMPs). 

Response 157-4: The commentor’s statements regarding the need for water quality 
monitoring is noted.  The commentor is referred to Master Response 3.4.3 
(Water Quality) and Response to Comment K-6 regards to current water 
quality conditions in the Plan area. 

Response 157-5: Draft EIR pages 4.7-37 through –44 of the Draft EIR document ways in which 
subsequent development under the Martis Valley Community Plan could 
impact surface water quality, which includes residential and recreation 
activities and maintenance.  The commentor is referred to Master Response 
3.4.3 (Water Quality). 

Response 157-6: The commentor is referred to Master Response 3.4.3 (Water Quality) and 3.4.4 
(Water Supply Effects of the Project).   

Response 157-7: The commentor is referred to Master Response 3.4.3 (Water Quality) and 3.4.4 
(Water Supply Effects of the Project). 
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LETTER 158: RICHARD S. TAYLOR AND JANETTE SCHUE, SHUTE, MIHALY & WEINBERGER, LLP 

Response 158-1: Comment noted. The County considers the Draft EIR and Revised Draft 
EIR adequate for consideration of the Martis Valley Community Plan and 
in compliance with CEQA.   

Response 158-2: Comment noted. The proposed Martis Valley Community Plan is 
considered substantially consistent with the Placer County General Plan 
and in several instances incorporates several General Plan policies.  
Since no comments regarding the adequacy of the Draft EIR were 
received, no further response is required.    

Response 158-3: The commentor’s statements regarding the land use designations within 
the Martis Valley Community Plan are noted and will be forwarded to the 
Placer County Planning Commission and Board of Supervisors as part of 
project consideration.  The environmental effects of the Proposed Land 
Use Diagram and the alternative land use maps considered are fully 
addressed in the Draft EIR and Revised Draft EIR. 

Response 158-4: The commentor is referred to Master Response 3.4.1 (Project Description 
Adequacy) and 3.4.2 (Assumptions Used for Development Conditions in 
the Plan Area).   

Response 158-5: The commentor states that the Draft EIR’s setting description, impact 
analysis (including growth inducement and cumulative effects), 
mitigation measures and alternatives analysis are deficient, but fails to 
provide any specific data or evidence to support these statements.  The 
Draft EIR and Revised Draft EIR provide an extensive analysis of project 
impacts and provides an adequate description of the environmental 
setting, impact analysis and alternatives analysis in compliance with the 
requirements of CEQA. The County considers the Draft EIR and Revised 
Draft EIR adequate for consideration of the Martis Valley Community 
Plan and in compliance with CEQA. 

Response 158-6: The commentor’s statements regarding the Martis Valley Community 
Plan are noted and will be forwarded to the Placer County Planning 
Commission and Board of Supervisors as part of project consideration.  
The environmental effects of the Martis Valley Community Plan and the 
associated Proposed Land Use Diagram and the alternative land use 
maps considered are fully addressed in the Draft EIR and Revised Draft 
EIR.  The County considers the Draft EIR and Revised Draft EIR adequate 
for consideration of the Martis Valley Community Plan and in 
compliance with CEQA and finds no reason for recirculation. 

Response 158-7: The commentor’s statements regarding the Martis Valley Community 
Plan are noted and will be forwarded to the Placer County Planning 
Commission and Board of Supervisors as part of project consideration.  
The proposed Martis Valley Community Plan is considered substantially 
consistent with the Placer County General Plan and in several instances 
incorporates several General Plan policies.  Since no comments 
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regarding the adequacy of the Draft EIR were received, no further 
response is required. 

Response 158-8: The commentor’s statements regarding the Martis Valley Community 
Plan are noted and will be forwarded to the Placer County Planning 
Commission and Board of Supervisors as part of project consideration.  
The commentor notes several policies in the Placer County General Plan. 
As discussed in Section 4.1 of the Draft EIR, the revisions to the Martis 
Valley Community Plan are intended to be consistent with the policy 
provisions of the Placer County General Plan. The commentor should 
note that none of the policies that are quoted from the Placer County 
General Plan prohibit the land use designations contained in the Martis 
Valley Community Plan, or its revisions. Phrases such as “promote” or 
“encourage” are less regulatory than terms such as “shall” or “will”.  As a 
result, if a land use designation is proposed that isn’t consistent with the 
reader’s interpretation of the policy, the proposal may be consistent with 
the overall intent of the Martis Valley Community Plan or the Placer 
County General Plan. The determination of whether a specific project is 
consistent with the Placer County General Plan and the Martis Valley 
Community Plan is made during consideration of the project by Placer 
County. The County believes that the proposed project (Martis Valley 
Community Plan Update) is consistent with its adopted Placer County 
General Plan. The environmental effects of the Martis Valley Community 
Plan and the associated Proposed Land Use Diagram and the 
alternative land use maps considered are fully addressed in the Draft EIR 
and Revised Draft EIR.   

Response 158-9: The commenter provides no specifics in questioning the ability of the 
plan to protect water quality. Section 4.7 of the DEIR addresses water 
quality and establishes a number of policies and mitigation measures 
designed to ensure existing water quality conditions. The commentor is 
referred to Master Response 3.4.3 (Water Quality).   

Response 158-10: The commentor’s statements regarding the Martis Valley Community 
Plan are noted and will be forwarded to the Placer County Planning 
Commission and Board of Supervisors as part of project consideration.  
The environmental effects of the Martis Valley Community Plan and the 
associated Proposed Land Use Diagram and the alternative land use 
maps considered are fully addressed in the Draft EIR and Revised Draft 
EIR.  Impacts to biological resources in the Plan area are addressed in 
Section 4.9 (Biological Resources) of the Draft EIR.  The commentor is 
referred to Response to Comment K-39 regarding the Lahontan cutthroat 
trout. 

Response 158-11: The commentor is referred to Response to Comment 158-10.  

Response 158-12: The commentor is referred to Response to Comment 158-10. 
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Response 158-13: The commentor is referred to Response to Comment 158-10.  Potential 
impacts to deer migration through the Plan area is addressed on Draft 
EIR pages 4.9-81 through –87. 

Response 158-14: The commentor’s statements regarding the Martis Valley Community 
Plan are noted and will be forwarded to the Placer County Planning 
Commission and Board of Supervisors as part of project consideration.  
The environmental effects of the Martis Valley Community Plan and the 
associated Proposed Land Use Diagram and the alternative land use 
maps considered are fully addressed in the Draft EIR and Revised Draft 
EIR.  Impacts to biological resources in the Plan area are addressed in 
Section 4.9 (Biological Resources) of the Draft EIR.  The commentor is 
referred to Master Response 3.4.3 (Water Quality) and 3.4.4 (Water Supply 
Effects of the Project). 

Response 158-15: The commentor is referred to Response to Comment 158-14. 

Response 158-16: The commentor’s statements regarding the Martis Valley Community 
Plan are noted and will be forwarded to the Placer County Planning 
Commission and Board of Supervisors as part of project consideration.  
The environmental effects of the Martis Valley Community Plan and the 
associated Proposed Land Use Diagram and the alternative land use 
maps considered are fully addressed in the Draft EIR and Revised Draft 
EIR. 

Response 158-17: The commentor’s statements regarding the Martis Valley Community 
Plan are noted and will be forwarded to the Placer County Planning 
Commission and Board of Supervisors as part of project consideration.  
The environmental effects of the Martis Valley Community Plan and the 
associated Proposed Land Use Diagram and the alternative land use 
maps considered are fully addressed in the Draft EIR and Revised Draft 
EIR. 

Response 158-18: The commentor is referred to Response to Comment 158-17. 

Response 158-19: The commentor is referred to Master Response 3.4.1 (Project Description 
Adequacy) and 3.4.2 (Assumptions Used for Development Conditions in 
the Plan Area). 

Response 158-20: The commentor is referred to Master Response 3.4.1 (Project Description 
Adequacy) and 3.4.2 (Assumptions Used for Development Conditions in 
the Plan Area). 

Response 158-21: The commentor suggests that the project description is not consistent 
throughout the Draft EIR, but fails to provide any specific examples to 
support this assertion.  The commentor is referred to Master Response 
3.4.1 (Project Description Adequacy) and 3.4.2 (Assumptions Used for 
Development Conditions in the Plan Area). 
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Response 158-22: The commentor is referred to Master Response 3.4.1 (Project Description 
Adequacy) and 3.4.2 (Assumptions Used for Development Conditions in 
the Plan Area). 

Response 158-23: The commentor is referred to Master Response 3.4.2 (Assumptions Used for 
Development Conditions in the Plan Area). 

Response 158-24: The commentor is referred to Master Response 3.4.2 (Assumptions Used for 
Development Conditions in the Plan Area). 

Response 158-25: The commentor is referred to Master Response 3.4.2 (Assumptions Used for 
Development Conditions in the Plan Area). 

Response 158-26: The commentor is referred to Master Response 3.4.2 (Assumptions Used for 
Development Conditions in the Plan Area). 

Response 158-27: The commentor is referred to Master Response 3.4.2 (Assumptions Used for 
Development Conditions in the Plan Area).  The commentor notes that in 
their table 2, their estimate of commercial development potential is 
lower than what was utilized in the Draft EIR (Sections 4.2, 
Population/Housing/Employment, 4.4, Transportation and Circulation, 4.5, 
Noise, and 4.6, Air Quality).  This observation is correct and thus the Draft 
EIR overstates the effect of commercial land uses on environmental 
impacts identified in the Draft EIR.  The commentor is referred to Master 
Response 3.4.10 (Adequacy of the Traffic Impact Analysis) regarding 
further modifications of estimated commercial development in the Plan 
area.  

Response 158-28: The commentor is referred to Master Response 3.4.1 (Project Description 
Adequacy) and 3.4.2 (Assumptions Used for Development Conditions in 
the Plan Area). 

Response 158-29: The commentor is referred to Master Response 3.4.1 (Project Description 
Adequacy).  As noted in Master Response 3.4.10 (Adequacy of the Traffic 
Impact Analysis), day user trips were considered in the traffic impact 
analysis of the Draft EIR (Section 4.4) and thus were considered in noise 
(Section 4.5) and air quality (Section 4.6) impacts disclosed in the Draft 
EIR.  It is unclear what public service impacts the commentor is referred 
to.  The public services impact analysis in the Draft EIR generally 
considers full occupancy of the Plan area. The commentor is referred to 
Master Response 3.4.2 (Assumptions Used for Development Conditions in 
the Plan Area) regarding consideration of other public service impacts at 
full occupancy of the Plan area.   

Response 158-30: The commentor is referred to Master Response 3.4.1 (Project Description 
Adequacy).  Sections 4.5 (Noise), 4.6 (Air Quality), 4.7 (Hydrology and 
Water Quality), 4.8 (Geology and Soils), 4.9 (Biological Resources), and 
4.10 (Cultural and Paleontological Resources) of the Draft EIR all consider 
construction impacts associated with subsequent development under 
the Martis Valley Community Plan.  Section 3.0 (Project Description) 
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includes a list of large-scale development project proposed in the Plan 
area as of the release of the Draft EIR. 

Response 158-31: The commentor is referred to Master Response 3.4.1 (Project Description 
Adequacy). Public service and infrastructure demands (including 
roadway improvements) associated with subsequent development 
under the Martis Valley Community Plan are addressed in Sections 4.4 
(Transportation and Circulation) and 4.11 (Public Services) of the Draft 
EIR. 

Response 158-32: The information provided in Table 4.6-2, 4.6-3 and 4.6-4 (Draft EIR pages 
4.6-7 through –14) and Appendix 4.6 was accidentally labeled 
incorrectly. The following text changes are made to the Draft EIR. 

§  Pages 4.6-7 through –14, the following text changes are made to 
Tables 4.6-2, 4.6-3 and 4.6-4: 

TABLE 4.6-2 
CONSTRUCTION EMISSIONS, POUND PER DAY 

Alternative ROG NOx PM10 

Proposed Land Use Diagram (PP)  
(with Mitigation) 

11.2 
(10.9) 
10.4 

(10.1) 

81.3 
(77.6) 
80.2 

(76.5) 

157.8 
(31.1) 
157.5 
(30.9) 

Existing Martis Valley Community Plan Land 
Use Map (AA) (with Mitigation) 

12.6 
(12.3) 

83.3 
(79.5) 

158.1 
(31.5) 

Alternative 1 (AB)  
(with Mitigation) 

12.5 
(12.2) 

83.2 
(79.4) 

158.1 
(31.5) 

Alternative 2 (AC) 
(with Mitigation) 

10.4 
(10.1) 
11.2 

(10.9) 

80.2 
(76.5) 
81.3 

(77.6) 

157.5 
(30.9) 
157.8 
(31.1) 

PCAPCD Significance Threshold 82.0 82.0 82.0 
Source: Ballanti, 2002 

TABLE 4.6-3 
PREDICTED WORST-CASE CO CONCENTRATIONS AT SELECTED INTERSECTIONS, IN PARTS PER MILLION 

Proposed Land 
Use Diagram 

(2021) 
1-Hr 8-Hr 

Existing MV 
Community  Plan 

(2021) 
1-Hr 8-Hr 

Alternative 1 
(2021) 

1-Hr 8-Hr 

Alternative 2 
(2021) 

1-Hr 8-Hr 
Northstar Dr./ 
S.R. 267 

7.2 8.1        5.4 4.7 8.0                   5.3 7.9            5.3 7.2 8.1       4.7 5.4 

S.R. 267/Airport 
Road/Schaffer Mill 

9.710.1       6.5 6.8 10.8 7.3 10.6                7.1 9.7 10.1 6.5  6.8 

S.R. 267/S.R. 
267Bypass/ Joeger/ 

10.2 10.5    6.8 7.1 11.4 7.7 10.9                7.3 10.2 10.5    6.8 7.1 
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Proposed Land 
Use Diagram 

(2021) 
1-Hr 8-Hr 

Existing MV 
Community  Plan 

(2021) 
1-Hr 8-Hr 

Alternative 1 
(2021) 

1-Hr 8-Hr 

Alternative 2 
(2021) 

1-Hr 8-Hr 
Brockway 
Most Stringent 
Standard 

20.0               9.0 20.0 9.0 20.0                9.0 20.0               9.0 

Source: Ballanti, 2002 

TABLE 4.6-4 
PROJECT DIRECT/INDIRECT EMISSIONS IN POUND PER DAY 

Alternative Source ROG NOx PM10 

  Summer Winter Summer Winter Summer Winter 

Vehicle Exhaust/ 
Road Dust 

425.7 427.7 447.9 
497.6 

1329.5 
1463.3 

1451.3 
1597.2 

727.2 800.7 2562.0 
2821.0 

Landscaping 8.3 11.3 --- 0.7 0.9 --- 0.2  --- 

Wood Burning --- 2633.8 
3071.6 

--- 390.2 
455.1 

--- 3004.5 
3503.9 

Natural Gas 
Combustion 

10.6 12.7 10.6 12.7  138.0 165.6 138.0 
165.6 

0.3 0.3 

Consumer 
Products 

386.7 451.0 386.7 
451.0 

--- --- --- --- 

Proposed 
Land Use 
Diagram (PP) 

Total 831.3 947.7 
3479.0 

4032.9 
1468.2 
1629.8 

1979.5 
2217.9 727.7 801.2 5566.8 

6325.2 

Vehicle Exhaust/ 
Road Dust 

582.1 611.4 1790.2 1953.2 980.7 3455.1 

Landscaping 9.7 --- 0.8 --- 0.2 --- 

Wood Burning --- 3850.3 --- 570.4 --- 4392.1 

Natural Gas 
Combustion 

16.8 16.8 219.6 219.6 0.4 0.4 

Consumer 
Products 

565.4 565.4 --- --- --- --- 

Existing MV 
Community 
Plan (AA) 

Total 1174.0 5043.9 2010.6 2743.2 981.3 7847.6 

Vehicle Exhaust/ 
Road Dust 

531.3 553.6 1656.0 1784.3 906.5 3153.1 

Landscaping 19.1 --- 1.5 --- 0.4 --- 

Wood Burning --- 3525.4 --- 522.3 --- 4021.6 

Natural Gas 
Combustion 

15.9 15.9 205.9 205.9 0.4 0.4 

Consumer 
Products 

495.7 495.7 --- --- --- --- 

Alternative 1 
(AB) 

Total 1062.0 4570.6 1863.4 2512.5 907.3 7175.1 
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Alternative Source ROG NOx PM10 

  Summer Winter Summer Winter Summer Winter 

Vehicle Exhaust/ 
Road Dust 

425.7 427.7 447.9 
497.6 

1329.5 
1463.3 

1451.3 
1597.2 

727.2 800.7 2562.0 
2821.0 

Landscaping 8.3 11.3 --- 0.7 0.9 --- 0.2  --- 

Wood Burning --- 2633.8 
3071.6 

--- 390.2 
455.1 

--- 3004.5 
3503.9 

Natural Gas 
Combustion 

10.6 12.7 10.6 12.7  138.0 165.6 138.0 
165.6 

0.3 0.3 

Consumer 
Products 

386.7 451.0 386.7 
451.0 

--- --- --- --- 

Alternative 2 
(AC) 

Total 831.3 947.7 
3479.0 

4032.9 
1468.2 
1629.8 

1979.5 
2217.9 727.7 801.2 5566.8 

6325.2 

 

 

 

Response 158-33: The technical sections of the Draft EIR (Sections 4.1 through 4.12) provide 
adequate setting information consistent with CEQA Guidelines 15125.  
The Draft EIR makes several references to the Tahoe Basin in the setting 
and impact discussions.  The commentor is referred to Master Response 
3.4.6 (Consideration of Impacts to the Tahoe Basin). 

Response 158-34: The commentor is referred to Master Response 3.4.6 (Consideration of 
Impacts to the Tahoe Basin) and 3.4.10 (Adequacy of the Traffic Impact 
Analysis). 

Response 158-35: The Draft EIR provides a extensive description of biological resources and 
wildlife corridors in the Plan area (Draft EIR pages 4.9-1 through –33), a 
description of public services and associated service provisions (Section 
4.11, Public Services, of the Draft EIR), the extent of land uses (including 
commercial uses) within the Plan area, and current housing and 
demographic conditions in the Plan area and region (Draft EIR pages 
4.2-3 through –14).  The commentor is referred to Master Response 3.4.10 
(Adequacy of the Traffic Impact Analysis) regarding consideration of day 
trips. CEQA includes no requirements to specify existing commercial 
square footage or temporary facilities associated with the operation of 
the Northstar-at-Tahoe Ski Resort. The technical sections of the Draft EIR 
(Sections 4.1 through 4.12) provide adequate setting information 
consistent with CEQA Guidelines 15125.   

Response 158-36: The commentor states that the Draft EIR is inadequate because it fails to 
support its conclusions with facts and analysis.  The conclusions of the 
Draft EIR are based on technical studies prepared specifically for the 
Plan area, reports that address the environmental conditions associated 
with the project area, detailed modeling of the project’s effects (e.g., 
traffic, air quality and noise), consultation with resource agencies (e.g., 
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California Department of Fish and Game) and public service agencies 
(e.g., Northstar Community Services District, Placer County Water Agency 
and Tahoe-Truckee Sanitation Agency), and analysis and expert opinion 
by environmental professionals.  The basis of impact analyses provided in 
the Draft EIR is described in the document and reference material used is 
cited at the end of each technical section of the Draft EIR, consistent 
with the requirements of CEQA. 

Response 158-37: Table 3.0-1 of the Draft EIR provides a description of each of the projects 
specifically referenced by the commentor (Draft EIR pages 3.0-11 
through –16).  CEQA does not require that the EIRs or applications of 
development projects that are part of the cumulative setting be 
provided in the Draft EIR of the project under evaluation.   The 
commentor is referred to Master Response 3.4.7 (Adequacy of the 
Cumulative Setting and Impact Analysis in the Draft EIR) regarding the 
adequacy of the cumulative impact analysis provided in the Draft EIR. As 
explained on page 1.0-2 of the Draft EIR, Placer County has prepared a 
program level EIR for the adoption of the Martis Valley Community Plan 
and is not intended to contain the project-level details for subsequent 
projects in the Plan area. 

Response 158-38: The commentor is referred to Master Response 3.4.1 (Project Description 
Adequacy). The setting and subsequent project impact analysis 
provided in the Draft EIR was based on existing conditions between 
release of the Notice of Preparation (July 11, 2001) and release of the 
Draft EIR (June 2002).  Regarding the specific impact and analyses 
referenced by the commentor (Section 4.1 and 4.4), the impact analyses 
are based on evaluating buildout conditions under each of the land use 
map options under consideration to existing and future planned 
conditions of areas outside of the Plan area.  These analyses do not 
assume conditions associated with buildout of the 1975 Martis Valley 
General Plan and the commentor provides no details or evidence to 
support this statement.    

Response 158-39: The commentor suggests that the consistency analysis provided in 
Section 4.1 (Land Use) of the Draft EIR is inadequate, but fails to specify 
the deficiencies.  Draft EIR pages 4.1-21 through –30 provide an analysis 
of the Martis Valley Community Plan’s consistency with applicable plans.  
The proposed Martis Valley Community Plan is considered substantially 
consistent with the Placer County General Plan and in several instances 
incorporates several General Plan policies.   

Response 158-40: The commentor is referred to Response to Comment 158-39. It should also 
be noted that the environmental effects of the Martis Valley Community 
Plan and the associated Proposed Land Use Diagram and the 
alternative land use maps considered are fully addressed in the Draft EIR 
and Revised Draft EIR.    

Response 158-41: The commentor’s statements regarding the Martis Valley Community 
Plan are noted and will be forwarded to the Placer County Planning 
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Commission and Board of Supervisors as part of project consideration.  
The commenter is referred to Figure 3.0-5 Proposed Land Use Diagram 
(PP) in the Draft EIR. This figure illustrates the Forest (40-640 AC. MIN) land 
use designation. Table 1.1 of the Martis Valley Community Plan Update, 
identifies this Land Use Designation as being consistent with the Forestry 
(FOR), Timberland Production Zone (TPZ), Residential Forest (RF) and 
Open Space (O) zone districts. The discussion under C.1.1.1 of the Martis 
Valley Community Plan further describes this land use designation as 
being “…applied to mountainous areas of the Plan area where the 
primary land uses relate to the growing and harvesting of timber and 
other forest products…” Placer County believes that this land use 
designation, as described in the Martis Valley Community Plan Update, 
complies with Government Code Section 65302(a)(1). 

Response 158-42: All TPZ lands are included in the Forest Land Use designation as described 
in the Martis Valley Community Plan. It is common for one general plan 
designation to have several compatible zone districts that direct and 
control land uses within the same designation. Commercial land use 
designations, for example, frequently have a number of commercial 
zone districts that are compatible. Removal from TPZ is a ten-year 
process, involving penalties if the property is removed prior to the ten 
year period. Placer County believes that the land use designation for 
Forest, can accommodate other zoning appropriate and compatible 
with forestry practices.  The Draft EIR pages 4.1-30 through –40 specifically 
address land use conflicts and timberland conversion impacts, which 
includes the consideration of land areas currently zoned TPZ.  These 
impacts are identified as significant and unavoidable. 

Response 158-43: The commenter is referred to Master Response 3.4.8 (Affordable and 
Employee Housing Effects of the Project). 

Response 158-44: Draft EIR Impact 4.2.1 is specifically associated with whether the 
proposed Martis Valley Community Plan and the associated land use 
map options would be within holding capacity for the Plan area set forth 
by the Placer County General Plan.  Sections 4.1 through 4.12 of the Draft 
EIR address the environmental effects associated with the extent of 
development provided under the Martis Valley Community Plan. 

Response 158-45: The commenter is referred to Master Responses 3.4.2 (Assumptions Used 
for Development Conditions in the Plan Area), 3.4.7 (Adequacy of the 
Cumulative Setting and Impact Analysis in the Draft EIR), 3.4.8 (Affordable 
and Employee Housing Effects of the Project) and Response to Comment 
F-4.   

Response 158-46: The Draft EIR references the Hazardous Waste Management Plan 
adopted by Placer County in January 1989. Placer County General Plan 
policies 8.G.1, 8.G.2, 8.G.5 and 8.G.12 require consistency with state, 
local and federal standards, and require that the County strictly regulate 
the storage of hazardous materials and wastes. (Draft EIR page 4.3-14) 
Policy 6.H.22 of the Martis Valley Community Plan Update states that “The 
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County shall encourage and work with the Truckee Fire Protection District 
and Northstar CSD to develop coordinated all-hazard disaster response 
procedures for the following types of disasters: wildfires, flooding, 
earthquake, severe winter storms, transportation accidents, acts of 
terrorism, civil disturbance, and hazardous materials releases.” Policy 
9.H.4. of the Martis Valley Community Plan Update states “The County 
shall encourage project proponents to consult early in the planning 
process with the County regarding the applicability of countywide 
indirect and area wide source programs and transportation control 
measures (TCM) programs. Project review shall also address energy 
efficient building and site designs and proper storage, use, and disposal 
of hazardous materials.” Implementation of the policies contained within 
the Placer County General Plan, the Martis Valley Community Plan 
Update and applicable local, federal and state regulations, addresses 
the potential for hazardous materials within the Plan area.  In addition, 
the land uses designations set forth in the Martis Valley Community do 
not typically involve the use of significant quantities hazards materials.   

Response 158-47:  The commentor is referred to Master Response 3.4.1 (Project Description 
Adequacy), 3.4.2 (Assumptions Used for Development Conditions in the 
Plan Area) and 3.4.10 (Adequacy of the Traffic Impact Analysis).   

Response 158-48:  Quasi Public uses sere assumed to be office uses for purposed of trip 
generation.  Expansion in ski area capacity was incorporated in the 
traffic analysis.  It is not standard professional practice for a community 
plan environmental document to base traffic analysis on special events 
(such as golf tournaments), given their infrequency of occurrence. The 
commentor is referred to Master Response 3.4.1 (Project Description 
Adequacy), 3.4.2 (Assumptions Used for Development Conditions in the 
Plan Area) and 3.4.10 (Adequacy of the Traffic Impact Analysis). 

Response 158-49:  The Draft EIR provides detailed information regarding study area 
roadways, year 2001 LOS conditions at study area intersections and 
roadway segments as well as provides accident data (Draft EIR pages 
4.4-1 through –16).  This information is utilized in the traffic impact analysis 
provided in the Draft EIR. 

Response 158-50:  The commentor is referred to Master Response 3.4.10 (Adequacy of the 
Traffic Impact Analysis). 

Response 158-51:  The commentor is referred to Master Response 3.4.10 (Adequacy of the 
Traffic Impact Analysis). 

Response 158-52:  Draft EIR page 4.4-57 notes the environmental effects anticipated from 
the construction of roadway improvements identified under Mitigation 
Measure MM 4.4.1a.  The environmental effects of other minor roadway 
improvements internal to the Plan area (e.g., Schaffer Mill Road 
connection to Northstar) was included as part of the development under 
the project (Draft EIR page 4.0-2). 
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Response 158-53:  The commentor is referred to Response to Comment 158-52. 

Response 158-54:  The EIR concludes that the plan will not have a significant impact on 
parking in the area as adequate parking is required at the individual 
project level development.  In addition, the plan implements many 
policies that would improve pedestrian and bicycle facilities in the area. 

Response 158-55: The commentor is referred to Master Response 3.4.1 (Project Description 
Adequacy), 3.4.2 (Assumptions Used for Development Conditions in the 
Plan Area) and 3.4.10 (Adequacy of the Traffic Impact Analysis). 

Response 158-56: The commentor is referred to Response to Comment 158-32. 

Response 158-57: Draft EIR pages 4.6-7 through –9 and Appendix 4.6 specifically note the 
methodology and inputs associated with the air quality analysis.  Given 
this, it is unclear what the commentor is suggesting is “unclear”.  The 
commentor is referred to Master Response 3.4.1 (Project Description 
Adequacy), 3.4.2 (Assumptions Used for Development Conditions in the 
Plan Area) and 3.4.10 (Adequacy of the Traffic Impact Analysis). 

Response 158-58: The commentor is referred to Master Response 3.4.7 (Adequacy of the 
Cumulative Setting and Impact Analysis in the Draft EIR). Draft EIR page 
4.6-19 specifically notes that the cumulative air quality analysis takes into 
account the entire Martis Valley area, Mountain Counties Air Basin and 
the Tahoe Basin.   

Response 158-59: The commentor suggests that the hydrology and water quality analysis is 
inadequate because it fails to consider some of the components of 
development under the project, but fails to provide any specific details 
regarding the missed components.  Draft EIR pages 4.7-30 through –73 
provide an extensive analysis of water quality, water supply and 
drainage impacts associated with subsequent development under the 
Martis Valley Community Plan, including estimations on the extent of 
substantial land disturbance from development.  The commentor is 
referred to Master Response 3.4.3 (Water Quality) and 3.4.4 (Water Supply 
Effects of the Project).   

Response 158-60: The project consists of the adoption of the Martis Valley Community Plan, 
which is a policy document that regulates development of the Plan 
area, but does not specifically dictate the exact form that subsequent 
development may occur.  Thus, it would be speculation to attempt to 
quantify impervious cover, tree removal and alterations associated with 
grading.  Expansion of the Northstar-at-Tahoe Ski Resort is not a 
component of the Martis Valley Community Plan.  As noted in Section 4.0 
(Introduction to the Analysis and Assumptions Used), the Draft EIR does 
takes into account conceptual ski terrain improvements identified in the 
“Northstar-at-Tahoe Completing the Vision”. No application has been 
submitted for the expansion of the ski terrain area shown in Figure 4.0-1, 
thus the specific extent of disturbance cannot be quantified.  However, 
as described in Section 4.7 (Hydrology and Water Quality) these 
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conceptual improvements have were considered in the water quality 
impact analysis.  The commentor is referred to Master Response 3.4.3 
(Water Quality) and 3.4.4 (Water Supply Effects of the Project). 

Response 158-61: The Draft EIR does acknowledge the extent of the Truckee River (Draft EIR 
page 4.7-1).  However, the cumulative analysis is based on the same 
study area utilized by Desert Research Institute as part of the Water 
Quality Assessment and Modeling of the California Portion of the Truckee 
River Basin Report (Draft EIR page 4.7-67).  The commentor is referred to 
Master Response 3.4.3 (Water Quality). 

Response 158-62: The commentor is referred to Master Response 3.4.3 (Water Quality) and 
Response to Comment K-6. 

Response 158-63: The commentor is referred to Master Response 3.4.4 (Water Supply Effects 
of the Project). 

Response 158-64: The Draft EIR provides a general description of existing land use 
conditions in the Plan area as well as estimates land area with the Plan 
area anticipated to remain in open space or in a low intensity use (Draft 
EIR page 4.7-52).  The commentor is referred to Master Response 3.4.3 
(Water Quality) and Response to Comment K-6. 

Response 158-65: The commentor is referred to Master Response 3.4.3 (Water Quality). 

Response 158-66: The project consists of the adoption of the Martis Valley Community Plan, 
which is a policy document that regulates development of the Plan 
area, but does not specifically dictate the exact form that subsequent 
development may occur.  Thus, it would be speculation to attempt to 
quantify tree removal and alterations associated with grading. The 
information cited by the commentor is a reference to technical studies 
associated with the water quality studies for the Truckee River in the 
setting discussion and was not used in the Draft EIR as a standard for 
compliance.  The commentor is referred to Master Response 3.4.3 (Water 
Quality).  

Response 158-67: The Draft EIR specifically acknowledges the potential for new golf 
courses in the Plan area to result in surface water quality impacts (Draft 
EIR page 4.7-37).  The commentor is referred to Master Response 3.4.3 
(Water Quality) and Response to Comment 158-60.   

Response 158-68: The commentor is referred to Master Response 3.4.3 (Water Quality) and 
3.4.4 (Water Supply Effects of the Project) and Response to Comment I-
12.  The Lahontan Region Basin Plan contains a waste discharge 
prohibiting individual domestic wastewater facilities (e.g., septic tanks 
and leachfield systems). 

Response 158-69: The commentor is referred to Master Response 3.4.3 (Water Quality) and 
3.4.4 (Water Supply Effects of the Project).  Draft EIR pages 4.7-18 through 
–20 specifically notes Public Law 101-618 (Truckee-Carson-Pyramid Lake 
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Settlement Act), which sets forth the requirement of establishing the 
Truckee River Operating Agreement.  Thus, it is not speculative to assume 
that TROA will be implemented.   

Response 158-70: The commentor is referred to Master Response 3.4.3 (Water Quality).  The 
Revised Draft EIR includes several alternatives that provide reduced 
development that could provide for improved surface water quality. 

Response 158-71: The commentor is referred to Section 4.8 (Geology and Soils) of the Draft 
EIR for a discussion of geologic conditions, soil types and slope. The 
project consists of the adoption of the Martis Valley Community Plan, 
which is a policy document that regulates development of the Plan 
area, but does not specifically dictate the exact form that subsequent 
development may occur.  Thus, it would be speculation to quantify land 
alterations associated with grading and other improvements. The Draft 
EIR adequately addresses geologic stability concerns associated with 
subsequent development.  

Response 158-72: The commentor is referred to Response to Comment 158-71.  It should be 
noted that the Draft EIR does utilize geotechnical reports that have been 
prepared for the Eaglewood, Hopkins Ranch, Siller Ranch and Northstar 
areas. 

Response 158-73: The commentor is also referred to Figure 4.8-3 and Table 4.8-2 in the Draft 
EIR for a discussion of soil types and erosion potential within the Plan 
area.  The project consists of the adoption of the Martis Valley 
Community Plan, which is a policy document that regulates 
development of the Plan area, but does not specifically dictate the 
exact form that subsequent development may occur.  Expansion of the 
Northstar-at-Tahoe Ski Resort is not a component of the Martis Valley 
Community Plan.  As noted in Section 4.0 (Introduction to the Analysis 
and Assumptions Used), the Draft EIR does takes into account 
conceptual ski terrain improvements identified in the “Northstar-at-Tahoe 
Completing the Vision”. No application has been submitted for the 
expansion of the ski terrain area shown in Figure 4.0-1 of the Draft EIR, 
thus the specific extent of disturbance cannot be quantified.  As 
specifically noted on Draft EIR page 4.0-2, the environmental effects 
associated with subsequent development under the Martis Valley 
Community Plan disclosed in the Draft EIR includes anticipated roadway 
improvements. 

Response 158-74: The Draft EIR specifically notes areas within the Plan area where 
development (including potential ski terrain expansions associated with 
the Northstar-at-Tahoe Ski Resort) could occur that would be exposed to 
avalanche hazards (Draft EIR pages 4.8-37 and –38).  Analysis and 
consideration for avoiding avalanche hazards in undeveloped portions 
of the Plan area will only be necessary when development is proposed 
that exposes future residents and users to this hazard.  The commentor is 
referred to Response to Comment 156-21.    
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Response 158-75: The commentor suggests that the biological resources analysis in the 
Draft EIR is inadequate and does not fully address the project’s direct, 
indirect and cumulative impacts.  Section 4.9 (Biological Resources) of 
the Draft EIR utilizes several sources of information and studies, biological 
resource evaluations for individual properties within the Plan area as well 
as detailed vegetative and habitat mapping.  This section also notes 
applicable local, state and federal policies and regulations associated 
with biological resources.  Thus, Section 4.9 of the Draft EIR is consistent 
with the setting requirements of CEQA Guidelines 15125.   The commentor 
is referred to Master Response 3.4.1 (Project Description Adequacy) and 
3.4.7 (Adequacy of the Cumulative Setting and Impact Analysis in the 
Draft EIR). 

Response 158-76: Section 4.9 (Biological Resources) of the Draft EIR provides an extensive 
discussion of existing biological conditions within the Plan area, including 
detailed habitat mapping. Reports and surveys used in the analysis were 
specifically cited in the references portion of the Section (Draft EIR pages 
4.9-90 and –91). Each of these reference materials provided appropriate 
information for the description of biological resources in the Plan area as 
well as consideration of project impacts. The locations of known 
occurrences of special-status plant and animal species as well as deer 
migration through the Plan area are specifically noted in the Draft EIR 
(Draft EIR pages 4.9-24 through –33).   

Response 158-77: The Draft EIR provides detailed mapping and resource information for 
the Plan area and connection with surrounding areas associated with 
current areas of substantial disturbance in the Plan area and wildlife 
movement through the Plan area (Figure 4.9-5 of the Draft EIR), habitat 
and vegetation conditions (including forested areas, Figures 4.9-1 and 
4.9-2 of the Draft EIR) and waterways/wetland areas (Figure 4.9-4 of the 
Draft EIR).  Disturbance in the region (i.e., Sierra Nevada Range), due to 
logging, residential and commercial development, and fire suppression 
has occurred for decades.  Additionally, much of the area (e.g., 
developed areas within the Plan area, Town of Truckee and Tahoe Basin) 
is already developed and/or disturbed.  Given the history of disturbance 
and the level and/or proximity to existing development, it is not 
anticipated that the project will significantly change fire regimes. 

Response 158-78: Proposed Martis Valley Community Plan policies, implementation 
programs and mitigation measures identified in the Draft EIR consist of 
performance standards that subsequent development within the Plan 
area would be required to comply with, consistent with type of project 
under evaluation (adoption of a new community plan).  The use of 
performance standard mitigation is allowed under CEQA Guidelines 
15126.4(a) and is supported by case law (Sacramento Old City 
Association v. City Council of Sacramento [3d. Dist. 1991] 229 Cal.App.3d 
1011, 1028 [280 Cal.Rptr. 478]).   

Response 158-79: The Draft EIR addresses biological resource impacts associated with 
special-status species that are not limited to the Plan area, including 
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wildlife movement and deer migration (Draft EIR pages 4.9-39 through –
89).  In addition, the Draft EIR considers the cumulative effect of the 
proposed Martis Valley Community Plan on biological resources in the 
region (Draft EIR pages 4.9-88 and –89). 

Response 158-80: Impacts to common species are considered less-than-significant unless 
the proposed project has the potential to affect a common species 
throughout a large portion of its known range (i.e., threatens to eliminate 
the species), has potential to cause populations of common species to 
fall below self-sustaining levels, or the proposed project has the potential 
to affect the movement of the common species from one seasonal 
range to another. Draft EIR pages 4.9-39 and –40 identifies that the 
vegetation and habitat types to be impacted by the project (mixed 
conifer forest, red fir forest, Great Basin sage scrub, montane chaparral, 
and ruderal habitats) are widespread throughout the Sierra Nevada and 
currently receive no protection from federal, state, or local resource 
agencies.  Thus, their conversion as a result of subsequent development 
in the Plan area would not be considered significant.  However, the Draft 
EIR does acknowledge where conversion of such habitats may impact 
special-status species and deer migration (Draft EIR pages 4.9-51 through 
–87).  

Response 158-81: The commentor suggests that the Draft EIR did not consider all 
environmental effects and extent of habitat loss from the adoption Martis 
Valley Community Plan associated with roadway widening, new golf 
course development, ski terrain expansion, timber harvesting and other 
allowed land uses. Draft EIR page 4.9-39 specifically notes that the 
vegetation impact acreage estimates are based on the direct impacts 
from substantial development set forth under the land use map options.  
However, the Draft EIR also considers that biological resource impacts 
associated with roadway widening, new golf course development, ski 
terrain expansion, timber harvesting and other allowed land uses (Draft 
EIR pages 4.9-39 through –89).  The commentor misstates the Draft EIR 
that the use of forest parcels is not considered in the impact analysis.  
The intent of the statement on Draft EIR page 4.9-39 was to specifically 
note that the proposed Martis Valley Community Plan does not 
specifically propose timber production in the Plan area, rather it 
acknowledges and regulates this allowed land use. 

Response 158-82: The commentor is referred to Response to Comment 158-81. 

Response 158-83: The impact analysis associated with Section 4.9 (Biological Resources) of 
the Draft EIR specifically acknowledges increased human presence as 
an indirect effect on biological resources in the Plan area, which 
includes such aspects of increased human presence as water quality 
concerns and the expansion of roadway facilities (Draft EIR pages 4.9-51 
through –89). 

Response 158-84: The impact analysis provided in Section 4.9 (Biological Resources) of the 
Draft EIR specifically acknowledges that some land areas designated as 
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Open Space or another low intensity land use may be impacted by 
recreational development associated with new golf courses and ski 
terrain expansions that are not specifically a component of the Martis 
Valley Community Plan (Draft EIR pages 4.9-39 through –89). 

Response 158-85: The commenter is referred to Master Responses 3.4.1 (Project Description 
Adequacy) associated with Placer Legacy and 3.4.7 (Adequacy of the 
Cumulative Setting and Impact Analysis in the Draft EIR). 

Response 158-86: The commentor is referred to Response to Comment 158-85.  Section 4.9 
(Biological Resources) of the Draft EIR analyzes the biological resource 
impacts associated with the Proposed Land Use Diagram. 

Response 158-87: The Draft EIR specifically addresses potential impacts to deer migration 
(Draft EIR pages 4.9-81 through –87).  Implementation of proposed Martis 
Valley Community Plan policies and mitigation measures MM 4.9.11a and 
b would mitigate this impact to less than significant.  The commentor 
provides no evidence that counters the conclusions in the Draft EIR.   

Response 158-88: The commenter is referred to Response to Comment K-39 regarding the 
Lahontan cutthroat trout.  The Draft EIR does address potential impacts 
to the California wolverine (Draft EIR pages 4.9-72 through –76).  
However, the Draft EIR does acknowledge that the project would 
contribute to cumulative impacts on special-status species and habitat 
conditions in the region (Draft EIR pages 4.9-88 and –89).  

Response 158-89: The commentor is referred to Response to Comment 158-88.  The project 
is not expected to result in any direct loss in old growth stands adjacent 
to the Plan area.  The commentor provides no evidence to support to 
statement that the project would result in direct off-site old growth stand 
impacts. 

Response 158-90: The commentor is referred to Response to Comment 158-88 and Master 
Response 3.4.6 (Consideration of Impacts to the Tahoe Basin). 

Response 158-91: Comment noted. Placer County believes that the biological resources 
analysis in the Draft EIR is adequate for consideration of the Martis Valley 
Community Plan and in compliance with CEQA.   The Revised Draft EIR 
analyzed several alternatives that would reduce biological resource 
impacts associated with reduced development in the Plan area.   

Response 158-92: The commenter is referred to Response to Comment 158-75 through -90.  

Response 158-93: The Draft EIR’s analysis of project impacts on wastewater service is based 
on consultations with the Truckee Sanitary District, Northstar Community 
Services District and the Tahoe-Truckee Sanitation Agency (Draft EIR 
pages 4.11-51 through –62), while the commentor provides no evidence 
of why the analysis is inadequate.   The commentor is referred to Master 
Response 3.4.1 (Project Description Adequacy) and 3.4.2 (Assumptions 
Used for Development Conditions in the Plan Area). 
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Response 158-94: Draft EIR page 4.11-57 notes that until specific nonresidential land use 
types are known, it is not possible to specifically estimate nonresidential 
wastewater usage.  Nonresidential wastewater generation rates were 
provided in the Draft EIR. However, based on consultations with T-TSA, the 
expanded Water Reclamation Plant (WRP) would provide adequate 
capacity to serve buildout of the Plan area and the T-TSA service area 
under cumulative conditions (a projected service population of 143,000) 
(Draft EIR page 4.11-57 and -61). 

Response 158-95: Given the growth rates in the Plan area, buildout of the Plan area is not 
expected to occur by the year 2005.  The Draft EIR pages 4.11-52 and –53 
specifically note that the WRP has been received its waste discharge 
requirements from RWQCB as well as how T-TSA plans to fund the 
expansion.  The commentor is referred to Master Response 3.4.2 
(Assumptions Used for Development Conditions in the Plan Area) and 
Response to Comment 158-94.  

Response 158-96: Based on consultations with the Northstar Community Services District, 
wastewater conveyance facilities from the Northstar-at-Tahoe resort 
community have been sized to provide adequate capacity for buildout 
of Northstar, including capacity for commercial uses and the ski resort.  
The potential insufficient provision of restrooms at the Northstar-at-Tahoe 
Ski Resort is not related to the conveyance capacity of the community. 

Response 158-97: The Draft EIR specifically notes that the planned expansion of 
wastewater treatment facilities associated with the WRP (which would 
provide wastewater treatment service for the Plan area) were previously 
addressed in the certified T-TSA Water Reclamation Plant Expansion 
Project EIR (State Clearinghouse No 98052005). 

Response 158-98: The Draft EIR identifies the anticipated water source (groundwater) for 
the Plan area and evaluates the environmental effects of utilizing this 
source.  The commentor is referred to Master Response 3.4.4 (Water 
Supply Effects of the Project). 

Response 158-99: The commentor is referred to Master Response 3.4.2 (Assumptions Used for 
Development Conditions in the Plan Area) and 3.4.4 (Water Supply 
Effects of the Project). 

Response 158-100: The commentor is referred to Master Response 3.4.4 (Water Supply Effects 
of the Project). 

Response 158-101: The commentor is referred to Master Response 3.4.4 (Water Supply Effects 
of the Project). 

Response 158-102: The commentor is referred to Master Response 3.4.4 (Water Supply Effects 
of the Project). 

Response 158-103: The commentor is referred to Master Response 3.4.4 (Water Supply Effects 
of the Project). 
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Response 158-104: The commentor is referred to Master Response 3.4.4 (Water Supply Effects 
of the Project).  Mitigation Measure MM 4.7.5 consists of a performance 
standard and is based on the requirements of the Truckee-Carson-
Pyramid Lake Water Settlement Act.  The use of performance standard 
mitigation is allowed under CEQA Guidelines 15126.4(a) and is supported 
by case law (Sacramento Old City Association v. City Council of 
Sacramento [3d. Dist. 1991] 229 Cal.App.3d 1011, 1028 [280 Cal.Rptr. 
478]).   

Response 158-105: The Draft EIR specifically addresses impacts to fire protection and 
emergency service and law enforcement as a result of subsequent 
development under the Martis Valley Community Plan (Draft EIR pages 
4.11-7 through –24).  This analysis was based on consultations with service 
providers. The commentor is referred to Master Response 3.4.2 
(Assumptions Used for Development Conditions in the Plan Area) as well 
as Comment Letter A (Truckee Fire Protection District). 

Response 158-106: Draft EIR page 4.11-12 specifically notes portions of the Plan area that 
are of special concern for wildland fire hazards.  The Martis Fire did not 
occur in the Plan area and did not result in substantial losses of 
residential units.  The Plan area is anticipated to have four roadway 
access points outside of the Plan area.  These include SR 267 Bypass, SR 
267 south into the Tahoe Basin, Brockway Road through the Downtown 
area of the Town of Truckee and the future east river crossing within the 
Town of Truckee.  In addition, Draft EIR pages 4.11-13 specifically 
identifies proposed Martis Valley Community Plan policies 6.H.9, 6.H.13, 
6.H.14, 6.H.17 and 6.H.21 that require County coordination with the local 
fire protection agencies regarding the adequacy of fire protection and 
safety for development projects as well as requiring that new 
development meet local standards for fire protection.  This specifically 
includes fuel breaks and emergency access routes (Policy 6.H.17).  The 
environmental impact analysis provided in the Draft EIR considers the 
effects of all aspects of subsequent development under the Martis Valley 
Community, which includes roadway improvements and other activities 
anticipated to support development.  The commentor is also referred to 
Response to Comment 158-106. 

Response 158-107: As a program document, the Martis Valley Community Plan establishes 
policies that must be followed by project-specific development 
proposals. The Draft EIR acknowledges that subsequent projects will be 
required to complete CEQA because site-specific information cannot be 
presented in this programmatic document. Section 4.12 of the Draft EIR 
addresses visual impacts, and establishes policies that must be followed 
when specific design information is presented.  The commentor misstates 
information provided in the Draft EIR regarding treatment of the future 
widening of SR 267, potential ski terrain expansions and new golf courses.  
As specifically noted on Draft EIR pages 4.12-12 through –37, the visual 
resource analysis considers the potential visual resource impacts 
associated with the widening of SR 267 and future recreation facilities as 
well as residential and nonresidential development.   
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Response 158-108: Figures 4.12-2 through 4.12-5 of the Draft EIR are based on the visual 
resource sensitivity mapping that was previously performed as part of the 
1975 Martis Valley General Plan based on landforms and vegetation 
conditions (Figure 4.12-1 of the Draft EIR).  Given the forested condition of 
the area associated with the High Density Residential site in the Northstar-
at-Tahoe resort community, it is not expected that it would be a 
dominant visual feature from views along SR 267. 

Response 158-109: The project consists of the adoption of the Martis Valley Community Plan, 
which is a policy document that regulates development of the Plan 
area, but does not specifically dictate the exact form that subsequent 
development may occur.  Thus, it would be speculation to attempt to 
quantify tree removal and alterations associated with grading and 
development that are necessary for conducting a visual simulation.   

Response 158-110: The commentor states that the Draft EIR lacks evidence that the 
identified mitigation measures and proposed policies would mitigate 
project impacts and fails to identify other feasible mitigation measures.  
However, the commentor does not provide any specifics in regards to 
what Draft EIR mitigation measures are of concern.  As identified in 
several sections of the Draft EIR, the mitigation measures identified the 
Draft EIR are based on consultations with applicable public agencies, 
recommendations from technical studies and reports that are 
referenced in the Draft EIR, evidence referenced in this document, 
applicable agency standards and the expert opinion of qualified 
professionals associated with the preparation of the Draft EIR. 

Response 158-111: Raptors and migratory birds have varying levels of tolerance regarding 
human presence.  It should be noted that the Plan area is already 
disturbed and includes substantial human presence.  Mitigation Measure 
MM 4.9.6 would ensure that no birds or their active nests are disturbed 
during construction activities.  The project would involve minor 
reductions to total available nesting habitat in the region and thus, no 
significant indirect impacts to raptors and migratory birds are expected. 
The commenter refers to Mitigation Measure 4.9.6 that does not suggest 
that roosts can be removed once nesting is completed. The mitigation 
measure states “Trees containing nest sites that must be removed shall be 
removed during the non-breeding season.” Emphasis added. Draft EIR 
page 4.9-67. The Mitigation Measure also requires compliance with the 
Endangered Species Act and concurrence by the California Department 
of Fish and Game and the United States Fish and Wildlife Service to 
ensure no “take” of habitat occurs. 

Response 158-112: Comment noted.  The Martis Valley Community Plan already includes 
several policies that would preserve habitat conditions for the mountain 
yellow-legged frog associated with protecting waterways in the Plan 
area from development and the inclusion of buffers, in addition to 
Mitigation Measure MM 4.9.4.  The commentor is referred to Master 
Response 3.4.3 (Water Quality). 
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Response 158-113: The commentor is referred to Master Response 3.4.3 (Water Quality) and 
Response to Comment K-39 and 10-28. 

Response 158-114: Comment noted.  The Proposed Land Use Diagram provides land uses 
that generally maintain existing wildlife movement corridors as well as 
deer migration routes.  Biological resource evaluations cited in Section 
4.9 (Biological Resources) of the Draft EIR provide detailed information 
regarding the movement of deer through the northwestern and western 
portion of the Plan area.  Mitigation measures MM 4.9.11a and b 
specifically ensure that subsequent development projects identify the 
specific path of deer migration and provide adequate and appropriate 
open space corridors to allow continued use of the corridors. 

Response 158-115: Draft EIR mitigation measures and proposed Martis Valley Community 
Plan policies cited in the Draft EIR as providing mitigation consist of 
performance standards to ensure that impacts are adequately mitigated 
as a result of subsequent development.  The use of performance 
standard mitigation is allowed under CEQA Guidelines 15126.4(a) and is 
supported by case law (Sacramento Old City Association v. City Council 
of Sacramento [3d. Dist. 1991] 229 Cal.App.3d 1011, 1028 [280 Cal.Rptr. 
478]).   

Response 158-116: Section 7.0 (Long-Term Implication) of the Draft EIR specifically addresses 
the growth-inducing effects of the adoption of the Martis Valley 
Community Plan.  Draft EIR page 7.0-2 specifically notes that 
implementation of the project would result in the subsequent 
development of residential, commercial and recreational uses as well as 
the expansion of infrastructure and roadway facilities within the Plan 
area.  However, the Draft EIR specifically notes that the range of land 
uses and buildout potential considered under the Proposed Land Use 
Diagram and the land use map alternatives would all be within the 
growth projections set forth under the Placer County General Plan.  The 
growth inducing analysis does note that this growth would result in 
significant effects on the environment that were generally in the Placer 
County General Plan EIR and in more detail in the Martis Valley 
Community Plan Update Draft EIR. 

Response 158-117: The commentor is referred to Master Response 3.4.7 (Adequacy of the 
Cumulative Setting and Impact Analysis in the Draft EIR) and 3.4.8 
(Affordable and Employee Housing Effects of the Project). 

Response 158-118: The commenter is referred to Response to Comment 158-116.  The 
environmental effects of this roadway widening is addressed on Draft EIR 
page 4.4-57. 

Response 158-119: The commenter is referred to Response to Comment 158-116. The 
environmental effects of potential expansion of ski terrain within the Plan 
area is addressed throughout the Draft EIR. 
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Response 158-120: Several components of the major infrastructure intended to support 
development within the Plan area currently exists or planned to be in 
place (e.g., wastewater pipelines along SR 267 and Schaffer Mill Road 
and expansion of the WRP).  Further extension of infrastructure facilities 
within the Plan area would be limited to serve planned development 
under the Martis Valley Community Plan, which has been previously 
assumed to develop under the Placer County General Plan.  The project 
is not expected to result in growth inducing impacts to the Tahoe Basin, 
given the development restrictions set forth by the Tahoe Regional 
Planning Agency.  While development of the Plan area would add to 
current growth pressures on the Town of Truckee, it would not necessitate 
development that is inconsistent with the Town of Truckee General Plan.   

Response 158-121:  The commentor is referred to Master Response 3.4.7 (Adequacy of the 
Cumulative Setting and Impact Analysis in the Draft EIR). 

Response 158-122:  The commentor is referred to Master Response 3.4.7 (Adequacy of the 
Cumulative Setting and Impact Analysis in the Draft EIR). 

Response 158-123:  The commentor is referred to Master Response 3.4.5 (Adequacy of the 
Alternatives Analysis). 

Response 158-124:  The commentor is referred to Master Response 3.4.5 (Adequacy of the 
Alternatives Analysis). 

Response 158-125: Comment noted.  The County considers the Draft EIR and the Revised 
Draft EIR adequate for consideration of the Martis Valley Community 
Plan and in compliance with CEQA.   The commentor is referred to Master 
Response 3.4.1 (Project Description Adequacy) regarding consideration 
of development projects in advance of the adoption of the Martis Valley 
Community Plan. 
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LETTER 159: KATHY WELCH, RESIDENT 

Response 159-1: The commentor states that SR 267 already has an inadequate level of 
service and a certain level of development could require the widening of SR 
267 to four lanes.  Table 4.4-26 of the Draft EIR as well as Appendix B of this 
document specifically notes that that trip generation associated with the 
Proposed Land Use Diagram would need to be reduced by 90 percent.  

Response 159-2: The commentor is referred to Master Response 3.4.10 (Adequacy of the 
Traffic Impact Analysis) regarding estimated project traffic volumes in the 
Tahoe Basin and 3.4.6 (Consideration of Impacts to the Tahoe Basin).  Draft 
EIR pages 4.7-37 through –68 consider water quality impacts associated with 
roadway maintenance and sanding.   

Response 159-3: Comment noted. The County considers the Draft EIR and the Revised Draft 
EIR adequate for consideration of the Martis Valley Community Plan and in 
compliance with CEQA. 
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LETTER 160: KATHY WELCH, RESIDENT 

Response 160-1: The commenter is referred to Master Response 3.4.9 (Adequacy of the Public 
Review Period).  The County considers the Draft EIR and the Revised Draft EIR 
adequate for consideration of the Martis Valley Community Plan and in 
compliance with CEQA.   

Response 160-2: The commentor’s statements regarding the Martis Valley Community Plan 
are noted and will be forwarded to the Placer County Planning Commission 
and Board of Supervisors as part of project consideration.  Proposed Martis 
Valley Community Plan policies 9.D.4, 9.E.3, 9.F.1 and 9.F.2 already 
specifically requires and encourages the preservation of natural open space 
areas, conservation of areas of native vegetation and prohibition of non-
native plants, while encouraging revegetation of disturbed areas.  The 
commentor is referred to Master Response 3.4.3 (Water Quality). 
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LETTER 161 KATHY WELCH, RESIDENT 

Response 161-1 Comment noted.   The County considers the Draft EIR and the Revised 
Draft EIR adequate for consideration of the Martis Valley Community Plan 
and in compliance with CEQA.  Since no specific comments regarding the 
adequacy of the Draft EIR were received, no further response is required. 
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LETTER 162 DAVID C. WELCH, RESIDENT 

Response 162-1: The commentor is referred to Master Response 3.4.10 (Adequacy of the 
Traffic Impact Analysis). 

Response 162-2: The commenter is referred to Master Response 3.4.2 (Assumptions Used for 
Development Conditions in the Plan Area) and 3.4.10 (Adequacy of the 
Traffic Impact Analysis).   

Response 162-3: The commenter is referred to Master Response 3.4.2 (Assumptions Used for 
Development Conditions in the Plan Area) and 3.4.10 (Adequacy of the 
Traffic Impact Analysis).   
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LETTER 163: DAVID C. WELCH, RESIDENT 

Response 163-1: Comment noted.  Black bears are a common wildlife species and 
implementation of the Martis Valley Community Plan is not expected to 
significantly impact this species to the extent that their population would 
substantially diminish.  However, Draft EIR pages 4.9-88 and –89 
acknowledge that the project would cumulatively contribute to conflicts 
between wildlife and human activity.   



3.0 COMMENTS AND RESPONSES TO COMMENTS ON THE DRAFT AND REVISED DRAFT EIR 

Placer County Martis Valley Community Plan Update 
May 2003 Final Environmental Impact Report 

3.0-999 



3.0 COMMENTS AND RESPONSES TO COMMENTS ON THE DRAFT AND REVISED DRAFT EIR 

Martis Valley Community Plan Update Placer County 
Final Environmental Impact Report May 2003 

3.0-1000 



3.0 COMMENTS AND RESPONSES TO COMMENTS ON THE DRAFT AND REVISED DRAFT EIR 

Placer County Martis Valley Community Plan Update 
May 2003 Final Environmental Impact Report 

3.0-1001 

LETTER 164: DAVID C. WELCH, RESIDENT 

Response 164-1: Comment noted.  The commenter is referred to Master Response 3.4.1 
(Project Description Adequacy) and 3.4.2 Master Response 3.4.2 
(Assumptions Used for Development Conditions in the Plan Area).  CEQA 
Guidelines Section 15121(a) states that an EIR is an informational document 
for decision-makers and the general public that analyzes the significant 
environmental effects of a project, identifies possible ways to minimize 
significant effects, and describes reasonable alternatives to the project that 
could reduce or avoid its adverse environmental impacts.  Thus, the Draft EIR 
is not intended to “guide” the planning process associated with the Martis 
Valley Community Plan.  The County considers the Draft EIR and the Revised 
Draft EIR adequate for consideration of the Martis Valley Community Plan 
and in compliance with CEQA. 

Response 164-2: The commentor is referred to Master Response 3.4.4 (Water Supply Effects of 
the Project) regarding consideration of global climate changes. 

Response 164-3: Comment noted.  Responses to comment letters received on the Draft EIR 
are provided in this document. 
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LETTER 165: DAVID C. WELCH, RESIDENT 

Response 165-1: The commentor’s statements regarding the Martis Valley Community Plan 
are noted and will be forwarded to the Placer County Planning Commission 
and Board of Supervisors as part of project consideration.  Since no 
comments regarding the adequacy of the Draft EIR were received, no 
further response is required. 
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LETTER 166: DAVID C. WELCH, RESIDENT 

Response 166-1: The commentor’s statements regarding the Martis Valley Community Plan 
are noted and will be forwarded to the Placer County Planning Commission 
and Board of Supervisors as part of project consideration.  The commentor is 
referred to Response to Comment K-39 and 10-28. 
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LETTER 167: DAVID C WELCH, RESIDENT 

Response 167-1: The commentor is referred to Master Response 3.4.10 (Adequacy of the 
Traffic Impact Analysis). 
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LETTER 168: DAVID C WELCH, RESIDENT 

Response 168-1: The commentor’s statements regarding the Martis Valley Community Plan 
are noted and will be forwarded to the Placer County Planning Commission 
and Board of Supervisors as part of project consideration.  Since no 
comments regarding the adequacy of the Draft EIR were received, no 
further response is required. 
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LETTER 169: DAVID C WELCH, RESIDENT 

Response 169-1: The commentor’s concerns regarding the proposed land use designation 
associated with Section 31 under the Proposed Land Use Diagram and its 
use as open space and trail usage is noted and will be forwarded to the 
Placer County Planning Commission and Board of Supervisors for 
consideration.  This is a policy issue associated with the proposed Martis 
Valley Community and not a specific comment regarding the adequacy of 
the Draft EIR.  The Draft EIR currently evaluates it as Low Density Residential.  
Conversion of this proposed land use designation to Open Space would not 
result in any new significant impacts on the environment that were not 
evaluated in the Draft EIR. 
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LETTER 170: DAVID C WELCH, RESIDENT 

Response 170-1: Section 4.5 (Noise) of the Draft EIR provides an extensive analysis of various 
noise impacts associated with implementation of the Martis Valley 
Community Plan.  As shown in Draft EIR Figures 4.5-1 and 4.5-2, the Northstar-
at-Tahoe resort community is outside of the noise exposure contours of the 
Truckee-Tahoe Airport.  Appendix 4.5 of the Draft EIR identifies anticipated 
traffic noise volumes from SR 267 at buildout of the Plan area.  The noise 
standards set forth in the Martis Valley Community Plan (Draft EIR page 4.5-22 
through –29) are consistent with the Placer County General Plan noise 
standards and are generally consistent with noise standards used by other 
rural jurisdictions in the state. 

 


